








































































































































































































































































































































































From: David 

Sent: Tuesday, 25 July 2017 12:19 PM 
To: Blair Devlin 

Subject: Indicative Mater Plan Ladies Mile 

 

Hi Blair, 
  
Further to our conversation last month, the Discussion Document has certainly 
created some public debate of the proposal, which is great and exactly what was 
wonted. 
Interestingly I have had a couple of enquiries about options for SHA application on 
the land I own which would suggest there's a market interested in moving it forward. 
  
Both have however, immediately questioned the current Indicative Master Plan 
boundary alignment which excludes a sizable portion of the land available. Why? 
  
I have attached a plan showing where this boundary is in relation my actual 
boundary with Threepwood Custodial Ltd land. 
  
Can this be amended before council consider the adoption of the Lead Policy as 
currently it precludes this portion of my land for consideration and it appears this may 
cause future complexity  
should I wish to make an SHA application. 
A portion in and a portion out of the SHA boundary zone but all within the same 
ownership title, is this simple a typo? 
  
Having reviewed the Indicative Master Plan, the eastern edge of the proposed SHA 
boundary is cutting through my property and  is the only significant portion of the 
SHA boundary that does not align with existing property boundaries ? 
  
There appears no particular logical reason for the boundary to bisect my property 
rather than follow the true actual boundary. 
  
The adjacent property is Threepwood Custodial Ltd land part of the jointly owned 
farm and this provides a sizable land buffer to the Threepwood residents should this 
be deemed necessary however, this appears to have not been incorporated in any 
other part of the SHA boundary being proposed. 
  
Given the indicative nature of this Master Plan I believe this should be a simple re-
alignment to the boundary as I have requested as the land owner.  
 
If this isn't the case can you provide information on how I would set about to achieve 
the appropriate re-aliment to the boundary.     
  
I also note there's an area of Threepwood  Custodial Ltd land to the north of my 
boundary and adjoining properties (approx. 3 ha) that has been included within the 
SHA boundary. 
This land is held in part of the Threepwood Farm Lease and jointly owned by over 40 
owners,  and is therefore very unlikely to ever be made available for development. 
as a Threepwood committee member  we have submitted feedback to you on this 
matter. 



  
This would obviously offset any incremental increase in the overall land area 
associated with adjusting the SHA to the boundary.  
  
Is there an opportunity this week to catch-up for a few minutes, to come and meet 
with you to discuss that would be appreciated. 
  
Regards 
David Finlin 
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Introduction  
In light of future development options for Ladies Mile currently being considered by the 

Queenstown Lakes District Council, Glenpanel Development Ltd  commissioned Resonate 

Branding to carry out some high-level, independent market research to gauge the local 

community perspective.  

 

About Resonate Branding 

We are a Christchurch-based consultancy with international experience in brand 

development, marketing and place making in the property sector. 
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Purpose of Research  

As landowners, Glenpanel Development Ltd recognises the significance of future 

development outcomes for the wider Queenstown region. 

On behalf of Glenpanel Development Ltd, we have carried out some independent market 

research to gauge the community’s view on housing affordability issues in the region, and 

whether local residents would be in support of further residential development on Ladies 

Mile. 

While carrying out our research, we also gained some valuable market insights and early 

thoughts into the type of design aesthetics the local community would value, if development 

were to take place.  

 

 

 

 

  

  



4 

 

Research Methodology  
A telephone survey was chosen as the most appropriate method to reach an even  

cross-section of the community. The survey was carried out 12 – 21 June 2017. We 

contacted respondents between 12:00 – 7:30pm on weekdays and weekend, ensuring both 

those that were home during the day and after work in the evenings were contacted.   

The survey was short and to the point. Consisting of three simple questions, we also gave 

respondents the opportunity to provide qualitative comments in support of their answers.  
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Research Questions  
 
 
Question 1:  
 
Do you believe that there are currently housing affordability issues within the Queenstown 
Lakes District? 
 

Question 2:  

 

Do you believe that there is a need for new residential developments that provide more 

affordable housing in the Queenstown region? 

 

Question 3:  

 

Would you be in support of further residential development on Ladies Mile? 
 

 

Demographic Questions  
 

Question 1:  

 

Are you a permanent resident in the region? 

 

Question 2:  

 

Are you a homeowner in the region? 
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Research limitations  

 

Because we extracted our sample from the local directory we were primarily contacting 

homeowners. In light of this, the results do not include the opinions of the majority of 

residents who are renting or are non-permanent workers in the region.  

 

To not influence opinions, we asked the survey questions without giving respondents any 

background information on the suitability of Ladies Mile for further development -in terms 

of infrastructure and within the context of alternate growth corridors in the region.  

The results therefore capture opinions that are based on personal perspective and 

information gained through the media. 

 

We also gave respondents the option to give a qualitative response to support their answer 

to question three (Refer report appendix). As this was optional not all respondents gave 

rationale/feedback. 
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Key Findings 
Housing affordability in the Queenstown region and future development options for Ladies 
Mile are clearly significant points of interest for the local community. The high response 
rate to the survey reflected this, along with the comments we received, which respondents 
freely shared without prompting. 
 
 
Overview of the research Results 
 
Looking to the results, unsurprisingly 98% of respondents believe that there are current 
housing affordability issues within the region, and 97% believe that there is a need for new 
residential developments that provide more affordable housing. 59% of respondents said 
they would be in support of further development on Ladies Mile, which is reasonably high 
given that 96% of the respondents were homeowners.  
 
The results show that beyond their own circumstances, participants recognise the need for 
affordable housing within the region. Their rationale supports this with many commenting 
on the need to mitigate affordability issues for young families and workers who are 
struggling to afford to live in the region. 
 
 
Housing affordability as an issue 
 
A lot of the feedback we received focused on unaffordable homes for young families and 
unaffordable accommodation for workers in the region.  
 
A few people commented that worker accommodation is needed within walking distance to 
town. If development was to go ahead, it would need to be clear who the target market is – 
i.e. young families and professionals in the region, rather than transient workers. A 
significant increase in supply of housing to the market is what could make a difference to 
affordability as a whole in the region (including rental prices). 
 
 
Respondents in favour of development 
 
For respondents who said they would be in favour of further development on Ladies Mile, 
the most common supporting comment was ‘as long as it is done in a way that is 
sympathetic to the environment.’  
 
There was a resounding directive implying that, if development was to happen, it must be 
in the ‘right way’ with the right aesthetic for Queenstown – i.e. ample green spaces and 
blending with the natural surroundings.  
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The challenge for any future development was summed up by one respondent’s comment: 
‘the challenge will be creating a development that is affordable yet has the right aesthetic. It 
needs to be of a certain quality and done in a way that is sympathetic to the environment.’ 
 
Respondents not in favour of development 
 
The most prevalent rationale from respondents who were not in favour of further 
development to Ladies Mile was that it would damage the natural aesthetic of the area as 
the ‘gateway’ to the region. While others of the same opinion made comments that 
suggested other, less prominent areas existed where development could take place.  
 
Road infrastructure and congestion issues were also raised as areas that need to be 
resolved, if development was to go ahead. Therefore, planning, and communication about 
how connectivity issues will be addressed, will be an important aspect in stakeholder 
management. 
 
 
Conclusions 
 
To make a positive difference to the overall affordability in the region – for both 
homebuyers and renters – there needs to be a significant increase in housing supply. Some 
respondents commented that development is already happening in the area with the 
Queenstown Country Club, and that it is one of the only areas suitable in the region with 
the required infrastructure “It makes sense to develop there as it is safe, flat and has 
services, shopping, sewerage and electricity.” 
 
However, respondents who were not in favour of the development commented that there are 
plenty of other, less prominent areas where building could happen. It would seem, 
therefore, that there needs to be more information shared with the public, on why Ladies 
Mile is more suitable for development in comparison to other growth corridors in the region, 
in relation to infrastructure and connectivity. 
 
With regards to the key principles and planning strategy for any further development, 
there will need to be a strong focus on minimising the impact on the general aesthetic, 
ideally even enhancing the outlook of this section of the entrance to Queenstown. 
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Appendix 

 
Respondent’s Comments 
 

Comments from those respondents that answered yes in support of further 

development on Ladies Mile: 

 

The Ladies Mile outlook has changed already with development so it’s not going to make a difference 

anyway. 

Residential development needed – but really disappointed with what has happened on Ladies Mile. It needs 

to be done right. 

There needs to be more development as soon as possible as people are moving away from the region as they 

cant afford to live here – good young people are leaving. 

The need for young families and the right type of housing to meet their needs is important. 

Really need affordable housing – not just the rich getting richer. Overseas investors push prices up. We 

should be looking to what Australia is doing - charging high tax to overseas buyers to make it more 

affordable for locals. I am a head-chef that is paid well, with a family of three struggling to pay rent and to 

buy. The other issue is that we can’t get staff; people struggle to afford to live here with the rents. 

I’m a homeowner and recognise we need more. 

Yes, but within reason. It needs to be done right as tourism is so important to the area. We need to ensure 

we don’t become like every other city. Needs to be the right aesthetic for Queenstown. 

Yes, but not right up on the roadside, it needs to be set back where it can’t be seen and with beautiful trees 

lining the road like the ones there now that were campaigned for. 

We need apartment blocks of low-cost, affordable housing. Developments like, Shotover Country, were 

meant to be affordable to start out. But with increasing prices, they go up once sold, so it doesn’t solve the 

issue. 

There is development there anyway so yes, but it needs to be done in a way that preserves the gateway to 

Queenstown. 

Ladies Mile is such a special area for Queenstown – if it is developed further it would need to be something 

pretty special. 

Only if done sympathetically to environment. 

Development needs to be set back, with good amount of green area along roadside. 

Well it has to go somewhere. 

Suppose it needs to go somewhere. 

Not opposed to it but the impact on the aesthetic of the area needs to be minimised. 

It is one of the only areas we have available to do it. Also I believe that hotels need to supply their workers 
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with accommodation like they did in the past (to help with housing affordability issues). 

Like to see more of a 'gap' on Ladies Mile. 

Yes, but needs to be done in the right way and not high density. 

Yes, but depends how it is done. It needs to not be an eyesore and take into consideration traffic issues. I 

disagree with the likes of Handley Down, where you can't on sell.  Needs to be mixed in terms of 

affordability of development. 

I am in favour of the development because there is already the retirement village in place. The challenge 

will be creating a development that is affordable yet has the right aesthetic. It needs to be of a certain 

quality and done in a way that is sympathetic to the environment. People come to Queenstown because it is 

more peaceful than other places in the world. Thought really needs to go into this so people aren’t looking 

back and regretting not getting it right. The process needs to involve a lot of people in the planning, not just 

a few. For example, not just the architects – you need people who are not necessarily leaders in their field 

but who know and care for the 'right aesthetic'. 

It needs to be done right, set back like Lake Hayes Estate. 

As long as it’s done in a way that is sympathetic to the environment. 

Of course it would be nice to retain the paddocks on Ladies Mile, but it would be morally wrong to deny the 

opportunity if there is actually going to be 'affordable housing' that will help young families to be able to 

buy. 

Yes, and it needs to happen fairly soon. 

Yes, but not my first choice for location – if they could find somewhere better. 

Something needs to happen. 

If that’s the best location for it. 

Need to sort traffic issues first – but yes, definitely need to do something. 

Needs to happen to help families and to make it more affordable for workers in the region. 

I don’t know where else they are going to put it. 

The Shotover Country development was long overdue and we need more in the 'affordable space'. 

Yes, however needs to be executed better. Queenstown Country Club seems to be right up on the highway, 

right below terrace. Disturbance to views needs to be minimised and smaller scale. It would need the right 

amount of greenery and more set back. 

Just not where the pet lodge is. 

What is needed is a clear overall vision for the region - a ten-year strategic plan. 

There are too many young couples who can’t afford to buy their first home and are having to leave the 

region. The rural aspect of Ladies Mile used to be there with a few sheep in the paddock, but if it is done 

right, with planting and set back - it could actually enhance the landscape with the mountainous 

background the main feature. 

Really does need to be affordable housing - but not look it! 

As long as the development is set back from the road as houses would look hideous along the roadside. 

Yes as long as it is set back and has green shelterbelts. 

Yes we are born and bred living in the region for 50 years and we are homeowners but our children that are 

born here cant afford to be. I would be in support of it as long as it is sympathetic to the environment and 

hidden from the roadside, we don’t want the whole place covered in houses. 
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I don’t see why not the, current one (Queenstown Country Club) seems to be done quite tastefully. 

Yes, we need it and as long as it is not an eyesore and not too cluttered, it makes sense to go there. 

As long as it is done nicely and not and eyesore from the road. It makes sense to develop there as it is safe, 

flat and has services, shopping, sewerage and electricity. 

Urban sprawl needs to be carefully managed in Queenstown over coming years. 

I’ve lost faith that affordable housing is realistic/achievable? Nothing is affordable here. 

As long as it is tastefully done, needs to have design elements that still look good and don’t work against 

the backdrop.  

It is really needed! It doesn’t bother me where it happens. 

Needs to be done in conjunction with the community - in terms of the planning process. 
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Comments from those respondents that answered no to not being in support of further   

development on Ladies mile. 

 

What is needed is more worker accommodation in locations like up Gorges Road - where workers can walk 

to work. 

Traffic congestion is an issue in Queenstown; we are over-developed and not well planned rather driven by 

developer's greed. 

Ladies Mile is an important feature that needs to be retained for the aesthetic as you approach 

Queenstown. 

The area is too important in terms of the aesthetic to the region. 

Little foresight and planning from the previous Council is making it difficult for the current Council. 

I think the issue is to do with too many transient people coming in who can afford high rent. 

We need more apartments not houses. 

I think its ruining main entry to Queenstown. 

Two tiered housing market; need some houses that are built cheaper with covenants they only increase by 

CPI. 

Affordable houses should be kept affordable - not on sold at higher prices after a short period. 

The place is crowded enough. 

It feels like the place can’t sustain the development, the horse has bolted. There is rich and poor in this 

town. The development is all expensive apartments. 

We need to allow for infrastructure improvements before more development is completed - there has been 

enough over the last few years. 

Queenstown is becoming two towns, on the lake and the outer areas. The ambience has been ruined by 

developments like Five Mile. We are killing the golden goose that is tourism with ugly grey buildings. We 

need to protect our green spaces. We need to build up in apartments like other cities in the world have 

managed to do right. 

Plenty of other space they could use instead. 

Too close to the main road, it would ruin landscape. 

Such a nice entrance to Queenstown, it would spoil the place. 

Plenty of other areas more tucked away where they could develop. 

Such a lovely area and stretch of road. 

If we keep developing on the entrance to Queenstown it will end up like Colorado Aspen - an eyesore on the 

entrance. There are too many people in Queenstown who only live in their houses six months of the year. 

There is enough going on in Ladies Mile already. 

There is definitely a need but other places they could do it. 

There are issues with net migration, we need to sort this. Development on Ladies Mile is ruining the area. 

Prices need to be capped. Would be better in places like Handley Down - there is too much development 

with the retirement village and is becoming too much down there. 

I own a house in Te Anau and will retire there.  I Live in Queenstown for work but it is getting too 
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expensive. 

I believe it is the biggest issue facing the region at the moment. I feel like bold moves need to be made. 

However political issues and elections are stopping radical initiatives being followed through. I believe that 

foreign investors should not be allowed to buy properties put back on the market and that there should be 

rulings around how long properties can be un-attended in the region. 

Not on Ladies Mile, there are plenty of other areas they can do more development - like the industrial areas 

in Frankton they were talking about. 

It’s a beautiful drive into Queenstown and now it’s turning into something bizarre. 

Should use other parts of Queenstown. 

There is enough development there. 

There are other developments that are meant to be providing affordable housing but the section prices 

alone are not unaffordable. 

Developers are ruining the important rural heritage of the Wakitipu Basin. 

It is an area of natural beauty in Queenstown that needs to be protected. 

I don’t think that 'affordable housing' should go in places where the best land is, rather in places say 

Arthurs Point for affordable housing development. 

Always thought ladies mile was meant to be a place that would remain untouched. I disagree with 

Retirement Village on corner site. 

Think there could be other areas – this will make it quite separate the developed areas. 

We are a small country town – there is too much development and the infrastructure - particularly roading 

can’t handle it. 

Ladies Mile does not have good transport connections for workers in town. 

I think that they need to fix the traffic issues first. My fear would be that if they put more development 

along there it would become a 50km/hr zone and add to traffic hold ups. 

I think what is needed is more affordable housing for workers - I would love to see European style worker 

accommodation (done to stringent requirements - in keeping with environment) on the ski fields to help 

with affordability. 

The outlook will get spoilt. We need to go to other areas out of town. 

Ladies mile is a great entrance and pristine area - there must be other areas where they can do it. 

Infrastructure needs to be sorted first - better roading, bus systems and hospitals. 

I don’t think affordable housing is critical - if you can’t afford to live in the region, you can’t afford it. 

They need to get the roading issues sorted first. 

We need people to be in town, people want to live in town. 

We should be building up for worker accommodation in Queenstown. 

  

 
 




